
2730/M60 
 

DRAFT NEW LONDON PLAN 
 

3.12.18 
Page 1 

 

 

 
London Property Alliance  

 

 
Respondent Number: 2730 

 

 
Central Activities Zone, Town Centres, Retailing, Offices, Industry and Freight 
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M60 – Are Policies E2 and E3 justified and would they be effective? In particular: 

a) Are they necessary to address the strategic priorities of London, or do they extend 

to detailed matters that would be more appropriately dealt with through local plans or 

neighbourhood plans?  

1. The Alliance does not consider that policy intervention in respect of low cost and affordable 

business space is necessary or appropriate within core/established markets to achieve the 

strategic priorities of the  CAZ.  The diverse nature of the CAZ’s multiple, varied, office 

markets make “one size fits all” strategic policies on low cost and affordable workspace 

inappropriate. 

 

2. Accordingly, low cost and affordable business space are matters that would be more 

appropriately dealt with through Local Plans. Such policies should only be introduced by the 

Boroughs where there is locally specific evidence that shows a need for policy intervention in 

order to address evidenced market failures. This approach would ensure that such policies 

can only be introduced where there is a clear evidence base, tested through a Local Plan 

examination.  These draft policies should therefore be amended to specifically provide this 

further clarification, which should in particular provide appropriate flexibility for the CAZ area. 

 

3. In our March 2018 written submissions the Alliance set out a detailed justification of its 

position in respect of both draft Policy E2 and draft Policy E3 and their appropriateness to be 

applied to the CAZ market. This included: 

 

a. the diversity of the CAZ office market; 

b. the relative stability of rental values in the core CAZ markets of the Square Mile and 

West End;  

c. the cyclical nature of the office market; and  

d. the requirement for headquarter office buildings.  

 

4. There is no market failure within the CAZ, which would require such detailed, interventionist 

policies which are actually likely to undermine the strategic priorities of the CAZ. 

 

5. If a more local level approach was taken, proper account of the office submarkets in the CAZ, 

and other parts of London, and the nuances that they generate can be addressed in Local 

Plan policies. We note that even within the relatively small CAZ area, office rents across the 

submarkets vary considerably and therefore the provision of affordable or low-cost workspace 
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within these sub-markets can have a large impact on; achieving policy objectives of the CAZ 

policies, scheme design; and scheme viability. 

 

6. Specifically in respect of low cost business space, the Alliance strongly believes that low-cost 

business space should only be protected where this is provided for in detailed, local policies 

comprehensively tested through the Local Plan process.  These should explain where 

protection is “appropriate” and identify the “shortages of lower-cost space”. This is important 

given the various submarkets, particularly in the CAZ. 

 

7. Our preferred approach would, therefore, for these matters to be addressed in local plans, not 

strategic policy. 

 

8. If these enabling policies are to be retained, and the CAZ retained within its scope, the 

Alliance would seek a number of amendments, as set out in our March 2018 written 

submissions, reproduced in Appendix 1. 

 

9. Our proposed amendments to the draft policies – if retained - are clear that they should be 

applied only where there is local evidence of a shortage of lower cost space within a defined 

area.  

 
b) Would they be effective in helping to ensure that the accommodation needs of all 

micro, small and medium sized businesses, including those wishing to start up or 

expand, could be met in all parts of London?  

 

10. We do not consider that these draft policies will be effective in helping ensure the 

accommodation needs to MSEMs will be met in all parts of London. 

 

11. Providing affordable or low cost workspace suitable for micro, small and medium-sized 

businesses is, in the Alliance’s view, such a wide-ranging requirement as to be virtually 

undeliverable.  The spatial requirements of a medium-sized enterprise potentially employing 

up to 250 people will be very different to a micro business or start-up of circa 1-5 people, who 

typically seek a co-working type environment. Co-working accommodation provides much 

more flexible terms than traditional office accommodation, and is now preferred by start-up 

and micro businesses given the flexibility and working environments these office products 

provide. In addition, it is noted that often co-working providers, who cater for micro 

businesses, will seek very large, highly efficient, floorplates that which will typically not be 

those brought about by draft Policies E2 and E3.  

 

12. With this in mind, we do not consider that these policies will help all accommodation needs of 

MSMEs wishing to start up or expand, and indeed they may hinder accommodation needs of 

MSMEs if simply applied across London, without regard to localised understanding of the 

office submarkets and in such a way that office supply is constrained yet further. 

 

13. In terms of geographical area, the Alliance considers that these policies may be more 

applicable in areas outside the CAZ, where permitted development rights have resulted in the 

loss of secondary and tertiary space in recent years, (albeit detailed consideration through the 

Local Plan process should still be required). 
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14. In terms of the appropriate accommodation needs for MSMEs within Central London, the 

Alliance acknowledges that low levels of availability in the current cycle, coupled with other 

factors such as the diversity of demand has resulted in a rise in general headline rent values 

in the CAZ submarkets. Such rises have been greater in the fringe markets though.  

 

15. Yet one does not need to go too far beyond the City Fringe to find low cost workspace. The 

opportunities presented by improvements in transport infrastructure will ensure that these 

“beyond the fringe” areas are both accessible and attractive to MSMEs and start-ups. These 

locations also have more scope to accommodate flexible or innovative new formats. The 

accessibility of these submarkets, confirms that if retained draft policies E2 and E3 should be 

applied flexibly in the CAZ area, and having regard to localised circumstances, and the 

cyclical nature of the office market. We also note that Britain’s likely departure from the EU in 

2019 is predicted to have an adverse economic impact on the London economy, and an 

associated effect on the supply and demand of office floorspace (albeit we acknowledge the 

exact impact of the London economy is hard to quantify at this stage). 

 

16. In terms of ensuring accommodation requirements are met, as well as the co-working 

environments that have expanded hugely in recent years and are popular with start-ups and 

MSMEs, it is important to note that office buildings often have varying sized floor plates from 

ground to top floor (responding to the urban context), with floorplates which are designed to 

enable sub-division to accommodate a range of potential occupiers, including MSMEs and co-

working spaces. The design of commercial buildings should therefore be considered as part 

of the consideration of these policies. These policies should therefore not specifically dictate 

that a proportion of the building is given over to MSMEs, and be applied flexibly to office 

scheme proposals. 

 

17. Finally, there is no evidence that the absence of suitable office accommodation is 

constraining the supply of flexible workspace suitable for micro, small and medium-sized 

businesses.  Cushman & Wakefield data
1
, for example, suggests that the supply of space in 

Central London has almost tripled since 2007 with most of that growth coming in the last few 

years.  Flexible workspace providers are increasingly seeking larger units, with the average 

size of unit leased in 2017 reported at over 40,000sqft, compared with 22,000sqft in 2007.  

WeWork’s acquisition at Southbank Place of over 280,000sqft in 2017 was widely reported 

and illustrates the importance of larger buildings to the success of this sector, and thus the 

importance of MSMEs. 

 

c) Or would that objective be better achieved by market forces in the context of other 

policies in the Plan, including E1A, E4A, E4H, E5C and E6, as well as any relevant 

policies in local plans and neighbourhood plans? 

 

18. In our view, matters relating to the objectives of these draft policies are satisfactorily 

addressed within Policy E1 [in respect of the CAZ], which supports improvements to the 

quality of office space of different sizes and new office provision and the use of Article 4 

directions to protect existing office stock. We also note that draft policies E4, E5 and E6 

provide policy support for MSMEs elsewhere in London. 

                                                      

1
 Cushman & Wakefield, Coworking 2018 - The flexible workplace evolves [online] Cushman & Wakefield. 
Available at: <http://www.cushmanwakefield.co.uk/en-gb/research-and-insight/2018/coworking-2018/f> 
[Accessed 1 March 2018] 
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19. Further, the approach proposed is not consistent with the clear support set out for office 

growth and development within CAZ policies SD4 and SD5. 

 

20. We also note paragraph 6.1.5 in support of Policy E1, notes that it is important to ensure that 

there is sufficient space to support the growth of new start-up companies and accommodate 

SMEs, including lower cost and affordable business space. We consider that policy E1 is a 

sufficiently strategic policy to deal with this matter, with specific detail left for relevant policies 

in Local Plans. 

 

21. Whilst we recognise that planning policy intervention may be necessary in certain parts of 

London (such that it is not left to market forces), where this is deemed necessary this should 

be left up to Local Authorities to determined and brought forward in Local Plans. 

 

22. In summary, in respect of low-cost business space (Policy E2), whilst the Alliance supports 

the objectives of the policy insofar as the provision of a range of business space across the 

values ranges should be ensured, this matter is addressed in Policy E1. Accordingly, this 

policy should be removed.  Should it be retained, the Alliance seeks a number of 

amendments to the policy, and in particular it should be made clear that low cost B1 business 

space should only be protected  where this is provided for in detailed local policies 

comprehensively tested through the local plan process.  

 

23. In respect of affordable workspace (Policy E3), the Alliance does not consider that planning 

policy intervention is necessary or appropriate within the core/established markets within the 

CAZ, for the reasons we have set out in our detailed written representations (March 2018). 

The Alliance’s strong preference is that the policy should be revised to be clear that it is not 

usually applicable within the CAZ 

 

24. Without prejudice to this, if an enabling policy is to be retained, in addition to draft Policy E1, 

and the CAZ retained in its scope, the Alliance has proposed a number of amendments to the 

draft policy as set out in our detailed written submissions (March 2018).  

 

25. For the avoidance of doubt, the amendments the Alliance are proposing are set out in 

Appendix 1.   

 

 

Nb.  Appendix 1 reproduces suggested wording from the Alliance’s March 2018 submission 

solely for ease of reference.  If ineligible for exceeding the word limit, we would ask that the 

Panel refer to Para 5.20 and 5.50 of the Alliance’s March submission.  
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APPENDIX 1 – Suggested replacement wording for Policies E2 and E3 

 

 

 

Policy E2 

A. “The provision, and where appropriate, protection of a range of low-cost B1 

business space should be supported to meet the needs of micro, small and 

medium-sized enterprises and to support MSME firms wishing to start-up or 

expand. 

 
B. Where there is clear local evidence of a shortage of lower-cost space within a 

defined area, boroughs may introduce local policies within Local Plans that would 

protect low-cost B1 business space.   Such policies would provide that 

development proposals that involve the loss of existing B1 space (including 

creative and artist studio space) in areas where there is an identified shortage of 

lower-cost space should: 

 
1. demonstrate that there is no reasonable prospect of the site being used for 

business purposes, or 

2. ensure that an equivalent amount of B1 space is re-provided in the proposal 

(which is appropriate in terms of type, specification, use and size), 

incorporating existing businesses where possible, or 

3. demonstrate that suitable alternative accommodation (in terms of type, 

specification, use and size) is available in reasonable proximity to the 

development proposal and, where existing businesses are affected, that they 

are subject to relocation support arrangements before the commencement of 

new development. 

 
C. Development proposals for new B1 business floorspace greater than 2,500 sqm 

(gross external area) should consider ensuring a proportion of the space is 
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suitable for subdivision or multi-occupation the scope to provide a proportion of 

flexible workspace suitable for micro, small and medium-sized enterprises.” 

Policy E3 

A. “In defined circumstances Where there is clear, locally specific evidence that 

shows a need for policy intervention to secure the supply of affordable offices, 

and that intervention would be commercially viable throughout the office market 

cycle, Boroughs may introduce Local Plan policies on the use of planning 

obligations may be used to secure affordable workspace at rents maintained 

below the market rate for that space for a specific social, cultural or economic 

development purpose for an agreed time period. These may include policies on 

site-specific locations, or defining areas of need for certain kinds of affordable 

workspace, for varying periods depending on need. Such circumstances purposes 

may include workspace that is: 

 
1. dedicated for specific sectors that have social value such as charities or social 

enterprises 

2. dedicated for specific sectors that have cultural value such as artists’ studios 

and designer-maker spaces 

3. dedicated for disadvantaged groups starting up in any sector 

4. providing educational outcomes through connections to schools, colleges or 

higher education 

5. supporting start-up businesses or regeneration. 

 
B. Particular consideration should be given to the need for affordable workspace for 

the purposes in part A above: 

 
1. where there is existing affordable workspace on-site 

2. in areas where cost pressures could lead to the loss of affordable workspace 

for micro, small and medium-sized enterprises (such as around the CAZ and in 

Creative Enterprise Zones) 

3. in locations where the provision of affordable workspace would be necessary 

or desirable to sustain a mix of business or cultural uses which contribute to 

the character of an area. 

 
C. Such policies are unlikely to be necessary within the CAZ, because of the range 

and diversity of its office markets and its established protection from office-to-

residential permitted development. 

 
D. Affordable workspace should be sought only where required by detailed Local 
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Plan policies. 

 
E. Affordable workspace policies defined in Development Plans and Section 106 

agreements should include ways of monitoring that the objectives in part A above 

are being met, including evidence that they will be managed by a workspace 

provider with a long-term commitment to maintaining the agreed or intended 

social, cultural or economic impact. Applicants are encouraged to engage with 

workspace providers at an early stage to ensure that the space is configured and 

managed efficiently. 

 
F. Leases or transfers of space to workspace providers should be at rates that allow 

providers to manage effective workspace with sub-market rents, meeting the 

objectives in part A. This can be for a lease or license for a limited period.  

 
G. The affordable workspace elements of a mixed-use scheme should be operational 

prior to residential elements being occupied.” 

 


